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Introduction 
The updated Canyon Park Subarea Plan will provide a framework to achieve Bothell’s vision for 
Canyon Park.  It will likely encourage a more walkable, accessible, livable, amenity-rich, and 
competitive job center than previous plans have accomplished. Phase 1, completed in 2018, 
included the development of the Canyon Park Vision, a community vision for the center. Phase 
2, the development of the Canyon Park Subarea Plan to be crafted in 2019, will refine and lay 
out policies and strategies to implement the Vision.  

The plan will also satisfy regional growth goals identified in the Puget Sound Regional Council’s 
(PSRC) 2018 Regional Centers Framework Update and VISION 2040 plan (or VISION 2050 
depending on timing).  Regional Growth Centers are urban areas throughout the Puget Sound 
designated to play a regional role in job and housing growth. They are supported by 
infrastructure and transportation investments.  

Study Area 
Canyon Park will likely be studied at multiple scales.  Three boundaries may be used, including: 
• Canyon Park Subarea – the boundary used in the Imagine Bothell…Comprehensive Plan for 

the purposes of neighborhood planning, 
• Regional Growth Center – a smaller boundary developed per past PSRC guidance to 

establish a regionally designated center eligible for federal/regional transportation funding 
(see the Land Use Pattern’s PSRC Centers Requirements section for more information), 
and 

• Additional area to include in study – a larger boundary developed for this plan to include 
Thrasher’s Corner for greater opportunity for neighborhood-oriented planning and 
development. 

In addition, the study area includes the “Canyon Park Business Park,” a smaller area of flexible 
buildings housing a variety of businesses. 
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Figure 1. Canyon Park Study Area 
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Subarea Planning Process 
Bothell is working with a team of land use, economic and demographic analysis, transportation, 
urban design, environmental systems, and infrastructure planning consultant team to investigate 
current conditions and trends, engage community members to refine the vision and identify 
potential actions, and strategize steps forward. The process includes environmental analysis of 
the plan. 

The planning process includes the following steps: 
• Existing conditions report.  This document outlines the team’s understanding of Canyon 

Park’s baseline conditions. The team will share these findings with Canyon Park 
stakeholders and local government representatives to refine the Vision Report’s goals.  

• Community engagement.  The team is using an online survey to determine the 
engagement strategy and hear participants’ initial thoughts in moving from the Vision phase 
to Phase 2 planning.  The team will hold three focus groups with business and property 
owners at the alternatives development, preferred alternative selection, and implementation 
strategy phases.  The team is making a concerted effort to engage small business owners to 
ensure their voices are represented in the plan.  Canyon Park residents, as well as citywide 
community members, will have opportunities to influence the alternatives analysis and 
selection and plan implementation strategies. 

• Land use alternatives.  Bothell staff, the consultant team, and community members will 
collaboratively develop alternatives to understand impacts of potential future scenarios. 

• Analysis and preferred alternative.  The team will analyze and present the alternatives at 
a public event to select a preferred alternative.  

• Subarea plan.  The team will recommend policies and measures to support land use 
regulations and design guidelines updates, regional growth center needs, a multimodal 
transportation hub, economic development, affordable housing, mixed-use and people-
oriented character, infrastructure actions, environmental enhancements, and accessible 
open space and recreation. 

• Environmental analysis.  The team will document potential environmental impacts of the 
alternatives to ensure compliance with the State Environmental Policy Act (SEPA). 

• Implementation strategy.  The team will recommend implementation measures and drafted 
updated policies, development regulations, and design guidelines.  

Summary of Phase 1: Canyon Park Vision 
Bothell undertook the Canyon Park Vision in 2018 following the City Council’s commitment to 
update the Canyon Park Subarea Plan to comply with the new PSRC framework criteria as part 
of an update of the overall Canyon Park Subarea Plan. Developing the Canyon Park Vision was 
the first phase of the process; it involved engagement with key stakeholders, analysis of the 
baseline economic and infrastructure conditions, and assessment of the center’s development 
potential.  This led to a high-level vision for Canyon Park, including the following four key 
elements: 
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• An Economic Driver. Canyon Park serves as a regional business hub for the life sciences 
and biomedical industries. It is a designated urban center and is a place of innovation and 
growth. 

• A Multifaceted Neighborhood. Canyon Park is a dynamic neighborhood with a diverse mix 
of housing, office, retail and public space. It serves both Bothell residents and employees 
coming from throughout the region. 

• Connected to the Natural Environment. Canyon Park is defined by its unique access to 
the natural environment and blend of urban wetlands, creeks, and interconnected trails. 

• A Transportation Hub. Canyon Park is a transportation hub with infrastructure serving 
employees and residents commuting to and from the neighborhood as well as commuters 
traveling to other areas. 

Relevant policies in the Vision Report are addressed in each of the sections that follow in this 
document. 

  

7Appendix A EXISTING CONDITIONS



MAKERS architecture and urban design Page 7 
DRAFT CP_ExCond_DRAFT_2019-03-29 - 4/1/19  

Land Use Patterns  

Current Policies and Plans 

Comprehensive Plan Land Use Policies 
The Imagine Bothell… Comprehensive Plan Vision summarizes the desired land use pattern 
including the following elements promoting opportunities for employment, housing, and 
commercial uses, and natural system protection. A vision element promoting Bothell as a 
multimodal job hub with recreation and services is applicable as well to the Canyon Park 
subarea. 
• Celebrates and respects its picturesque setting by achieving harmony between the built and 

natural environments. 
• Fosters the fulfillment of human potential through an assortment of employment, 

educational, recreational and cultural opportunities available to individuals and families of all 
ages, incomes and ethnic backgrounds. 

• Maintains strong residential neighborhoods through public investments in physical 
improvements intended to enhance neighborhood identity and through public policy 
decisions intended to protect neighborhoods from intrusion by incompatible uses. 

• Provides commercial areas which offer multiple transportation modes including walking, 
bicycling and a variety of transit choices; are vibrant and inviting by design; and are located 
and sized to ensure adequate selection and availability of goods and services for all Bothell 
residents. 

• Provides an appealing business environment and thriving employment "hub" for residents of 
North King County and South Snohomish County, offering job opportunities which are 
generated by diverse, sustainable and environmentally sound economic activities; sufficient 
in number and concentrations to support employee-oriented transit, recreation and human 
services; and located in settings characterized by high quality design; thereby placing 
Bothell at a competitive advantage with its peer cities for attracting and retaining 
businesses, and generating economic value for the community. 

The Canyon Park Subarea Plan element includes Regional Growth Center policies that 
promote:  
• The Canyon Park regional activity center should provide opportunities for businesses to start 

and grow in Bothell, and for employees to work close to home… 
• Four locations west of SR-527, east of SR-527, and southwest of I-405 are “designated for 

residential dwellings at densities controlled by site and building envelope regulations.” Other 
policies indicate that Canyon Park should provide for a range of housing alternatives within 
the Subarea for persons of varying incomes and lifestyles and which support the various 
commercial and business park employment centers.   

Actions intended to ensure quality development and environmental quality include: 
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• Undertake an Urban Design Study for the Canyon Park Subarea and for lands designated 
as the Canyon Park Regional Growth Center.  This Urban Design Study should be a 
comprehensive review and analysis of opportunities and constraints, an investigation of 
appropriate land uses, urban design concepts, site, infrastructure, building design, and other 
features that support a successful Regional Activity Center.   

• Participate to the fullest extent possible with Snohomish County in implementing the North 
Creek Watershed Management Plan, identifying and implementing further actions which will 
aid in reducing the rate and volume of flows, improving water quality and encouraging 
improved fish habitat. 

Other civic and recreation uses are promoted to support the Canyon Park job and residential 
center per Element actions: 
• Pursue acquisition and development of park sites to serve the Subarea based on the City's 

Parks, Recreation and Open Space Action Program.  It is recognized that such parks, while 
serving the Subarea, may or may not be located within the Subarea.  

• Extend the North Creek regional trail system through the Subarea, making appropriate 
connections to the Snohomish County regional system. 

PSRC Centers Requirements 
In 2018, the Puget Sound Regional Council approved a Regional Centers Framework Update. 
Each Regional Growth Center like Canyon Park will be redesignated as a center subject to the 
following requirements:  
• Adopted center plan (subarea plan, plan element or functional equivalent) is completed by 

2020. 
• Designation of the regional center in the adopted local comprehensive plan and countywide 

planning policies. 

Discussion: The City has designated the Canyon Park Regional Growth 
Center in its Comprehensive Plan. It has a related Canyon Park Subarea Plan 
element that has a larger/different boundary. The City has initiated the update 
of the Canyon Park Subarea Plan to refine and implement its vision and 
strategies for the area; this will lead to an amended Comprehensive Plan. 

By 2025, the first monitoring review, existing regional growth centers will be expected to fully 
meet eligibility and designation criteria similar to new centers, including: 
• Local Commitment. Evidence center is a local priority and sponsor city/county has 

sustained commitment over time to local investments in creating a walkable, livable center. 

Discussion: The Canyon Park Subarea Plan will identify multimodal 
transportation improvements and amenities to encourage a walkable, livable 
center. 
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• Center Plan Update. An updated center plan (subarea plan, plan element or functional 
equivalent that provides detailed planning or analysis) that addresses regional guidance, 
and plans for a mix of housing and employment, bicycle and pedestrian infrastructure, 
amenities, and a street pattern that supports walkability. 

Discussion: The City can update its Canyon Park Subarea Plan by 2025 either 
through the Comprehensive Plan periodic review in 2023 or otherwise amend 
it as needed by 2025. 

• Housing Need. Assessment of housing need, including displacement risk, as well as 
documentation of tools, programs, or commitment to provide housing choices affordable to a 
full range of incomes and strategies to further fair housing. 

Discussion: The Canyon Park Subarea Plan will address housing 
opportunities including the feasibility of affordable housing incentives and 
requirements. 

• Capital Investments. Capital investments by the local government in the center in the 
current or prior 6-year capital planning cycle, and commitment to infrastructure and utilities 
in the jurisdiction’s capital improvement program sufficient to support center growth, 
pedestrian infrastructure, and public amenities. 

Discussion: The Canyon Park Subarea Plan will identify capital investments in 
and around the subarea, particularly transportation, as well as other needed 
improvements to advance multimodal transportation and improved design and 
landscaping as well as other amenities. 

• Center Criteria. Consistent with designation criteria for size, planning, transit, market 
potential, and role for new regional growth centers ... (See Table 1) Existing centers will 
remain designated if they do not meet the new center density criteria, provided that the 
center is consistent with other criteria identified in this section. 

Discussion: The current RGC boundary at 733 acres and the full Study Area 
at 1,037 gross acres exceeds the maximum size requirements of new centers. 
See Table 1. PSRC guidelines do not identify if size requirements are gross or 
net acres. Based on the minimum density of population and jobs to newly 
designate a center, the RGC approaches 18 activity units per gross acre and 
exceeds it based on net parcel acres.  The additional study area has a similar 
density of activity units as the rest of the RGC. The net density would be 
higher if removing private roads or parcels with significant critical areas. 
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TABLE 1. ACTIVITY UNITS CURRENT 

ACTIVITY UNITS REGIONAL 
GROWTH 
CENTER 

SUBAREA 
(NON RGC) 

ADDITIONAL 
STUDY 
AREA 

FULL 
STUDY 
AREA 

Population1  1,773   1,191   115   3,079  
Employment2  10,833   609   326   11,767  
Gross Acres  733   280   24   1,037  
Activity Units per Gross 
Acre 

 17.2   6.4   18.5   14.3  

Net Acres3  673   239   23   935  
Activity Units per Net Acre  18.7   7.5   18.9   15.9  

1 ESRI Business Analyst – 2018 population, accessed 2019. 
2 ESD Covered Employment, 2017, accessed from PSRC 
3 Excludes non-parcel areas but retains private roads.  
 

The Subarea Plan will identify opportunities to increase jobs and housing in 
the center to help achieve 45 activity units per acre. 

• Market Study. Regional growth centers that have existing density levels below the level 
required for new regional centers at the time of the review must complete a market study to 
evaluate the potential for and opportunities to best support center growth. The market study 
must consider a planning horizon reasonably beyond the monitoring period (2025). The 
market study should show how the center can meet targeted levels of growth within the 
planning period. The jurisdiction should demonstrate its work to address opportunities 
identified in the market study. 

Discussion: The Canyon Park Vision Report and Subarea Plan includes 
market evaluation, such as for mixed uses/affordable housing. 

Per the Center Criteria above, new centers and redesignated centers monitored through 2025 
should meet the following parameters in Table 2. The Canyon Park Regional Growth Center will 
be designed to meet the Urban Growth Center requirements through the Subarea Plan. 
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TABLE 2. PSRC CENTERS CRITERIA 2025+ 

Urban Growth Center Metro Growth Center 

Definition 

These centers have an important regional 
role, with dense existing jobs and housing, 
high-quality transit service, and planning for 
significant growth. These centers may 
represent areas where major investments – 
such as high-capacity transit – offer new 
opportunities for growth. 

Definition 

These centers have a primary regional role – 
they have dense existing jobs and housing, 
high quality transit service, and are planning 
for significant growth. They will continue to 
serve as major transit hubs for the region. 
These centers also provide regional services 
and serve as major civic and cultural centers. 

Criteria 

Center must meet each the following criteria: 
• Existing density. 18 activity units per 

acre minimum 
• Planned target density. 45 activity units 

per acre minimum 

Criteria 

Center must meet each the following criteria: 
• Existing density. 30 activity units per 

acre minimum 
• Planned target density. 85 activity units 

per acre minimum 

• Mix of uses. Regional growth centers 
should have a goal for a minimum mix of 
at least 15% planned residential and 
employment activity in the center. 

• Size. 200 acres minimum - 640 acres 
maximum (may be larger if served by an 
internal, high capacity transit system) 

• Transit. Existing or planned fixed route 
bus, regional bus, Bus Rapid Transit, or 
other frequent and all-day bus service. 
May substitute high-capacity transit mode 
for fixed route bus. Service quality is 
defined as either frequent (< 15-minute 
headways) and all-day (operates at least 
16 hours per day on weekdays) –or- high 
capacity  

• Market potential. Evidence of future 
market potential to support planning 
target 

• Role. Evidence of regional role  
• Clear regional role for center (serves as 

important destination for the county) 

• Mix of uses. Regional growth centers 
should have a goal for a minimum mix of 
at least 15% planned residential and 
employment activity in the center. 

• Size. 320 acres minimum - 640 acres 
maximum (may be larger if served by an 
internal, high capacity transit system) 

• Transit. Existing or planned light rail, 
commuter rail, ferry, or other high 
capacity transit with similar service quality 
as light rail. Service quality is defined as 
either frequent (< 15-minute headways) 
and all day (operates at least 18 hours 
per day on weekdays) –or- high capacity 
(e.g., ferry, commuter rail, regional bus, 
Bus Rapid Transit). Evidence the area 
serves as major transit hub and has high 
quality/high capacity existing or planned 
service.  

• Market potential. Evidence of future 
market potential to support planning 
target  

• Role. Evidence of regional role: 
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Urban Growth Center Metro Growth Center 
• Jurisdiction is planning to accommodate 

significant residential and employment 
growth under Regional Growth Strategy 

• Clear regional role for center (for 
example, city center of metropolitan cities, 
other large and fast-growing centers; 
important regional destination) 

• Jurisdiction is planning to accommodate 
significant residential and employment 
growth under Regional Growth Strategy 

Source: Puget Sound Regional Council 2018. 
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Current Land Use Patterns and Conditions 

Current Land Use 
The Canyon Park study area is in north Bothell, extending from the intersection of 208th Street 
SE (SR 524) and SR 527 on the north to 228th St S on the south and from 10th Avenue SE 
approximately on the west to 31st Avenue SE on the east. The study area is comprised of about 
1,037 acres and contains the approximately 735-acre Canyon Park Regional Growth Center 
(RGC). Within the study area a small amount of residential development is located south of in 
the northeast, south central and southeast parts of the subarea and along 214th Street SE west 
of SR 527. Outside the study area are moderate and low density residential and retail uses. The 
most prevalent land uses in the study area include commercial trade and service uses, 
undeveloped land, and manufacturing. See Table 3 and Figure 2. 

TABLE 3. CANYON PARK CURRENT LAND USE – FULL STUDY AREA 

Use Acres Percent 

Commercial Trade and Services 245.2 26% 
Government and Education 11.4 1% 
Lodging and Group Quarters 11.2  1% 
Manufactured Housing 3.4  <1% 
Manufacturing 148.4 16% 
Multifamily Residential 54.8 6% 
Other 13.6  1% 
Parks, Trails, and Open Space 60.8 7% 
Religious and Cultural Activities 7.4 1% 
Single Family Residential 57.4  6% 
Transportation and Utilities 48.6  5% 
Undeveloped Land (Common Areas) 38.8  4% 
Undeveloped Land (Water Retention Area) 20.6  2% 
Undeveloped Land 213.2  23% 
Total 934.8   100% 

Source: Snohomish County Assessor, BERK 2019 

The Primary Investment Area (see Figure 5) as established during the Visioning Phase is mostly 
in commercial trade and services use, with some undeveloped land. Infill Development 
Opportunities areas are mostly in manufacturing with areas in commercial trade and services, 
and government uses. In areas where no change is expected, there are often single family, 
manufactured housing, multifamily, and parks, trails, and open space areas. The Unknown/TBD 
area is largely in commercial trade and services use. 
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Figure 2. Canyon Park – Existing Land Use 

 
Source: Snohomish County Assessor, BERK 2019. 
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